Historic,  archived  document 

Do  not  assume  content  reflects  current 
scientific  knowledge,  policies,  or  practices 


/•Hi 


PU  X444 


PLAINS 


1941-44 


Percent 
200 


100 
50 


Index 
1942  =  100 

Number 

/ 
/ 
/ 

of  sales  ' 
/ 
1 

\ 
\ 

\ 

\ 
\ 
\ 
\ 

/ 
1 
1 
1 

/ 

/ 

\  / 
\  / 
\             /  — 

_  \ 

v**  *  f  

mm^^  Land  pri 

■   \  ^ 

\  / 

ces      V  / 

\  /  

 L  J — \— 

 \T- 

_ — k   l_  1  

1941  1942  1943  1944 


Index  of  land  prices  and  number  of  sales 
17  Northern  Great  Plains  counties,  1941-44 


May  1946 


Lincoln,  Nebraska 


Explanatory  Note 


The  study  upon  whioh  thi  s  report  is  based  was  started  in 
1941.    Data  for  Montana  and  North  Dakota  were  developed  under 
cooperative  agreements  with  the  Montana  Agricultural  Experiment 
Station  and  the  North  Dakota  Agricultural  Experiment  Station. 
Data  for  Brookings  County,  South  Dakota  and  the  Kansas  counties 
were  developed  under  informal  cooperation  with  the  Agricultural 
Economics  Departments  of  the  Agricultural  Experiment  Stations  in 
those  states. 

Until  now,  the  entire  report  of  the  study  has  not  been  pub- 
lished.   However  to  show  trends  currently,  14  quarterly  research 
memoranda  have  been  prepared  for  administrative  use.    A  list  of 
these  is  given  in  the  appendix. 

This  report  was  written  by  Lyman  Wallin..   Robert  Berger, 
Glen  Vergeront,  Stanley  Voelker,  and  John  Porter  participated 
in  the  field  work,  in  the  analysis  of  the  data,  and  in  the 
review  of  the  manuscript. 


SUMMARY 

The  index  of  land  prioes  for  the  17  counties  rose  63  percent 
from  the  1st  quarter  of  1941  to  the  4th  quarter  of  1944.  Nearly 
three- fourths  of  the  total  rise  occurred  during  the  last  2  years* 

(2)  Prices  of  land  more  than  doubled  in  6  of  the  17  counties* 

(3)  The  number  of  sales  inoreased  62  percent  from  1941  to  1945,  then 
decreased,  but  the  volume  in  1944  was  still  38  percent  above  1941* 

(4)  In  the  period  1941-44,  47  percent  of  the  sales  were  by  individuals, 
6  percent  by  estates,  22  peroent  by  corporations,  and  25  peroent  by 
States  and  county  governments.    The  proportion  of  sales  by  indi- 
viduals and  estates  increased,  whereas  those  by  corporations  and 
States  and  county  governments  decreased. 

(5)  Owner- operators  bought  56  percent  of  the  tracts  sold  the  last  3 
years,  tenants  23  percent,  and  nonfarmers  21  percent.    The  pro- 
portion of  purchases  by  owner- operators  increased;  those  by  tenants 
and  nonfarmers  decreased. 

(6)  Nonfarmers  paid  about  the  same  price  per  acre  for  land  as  did 
farmers. 

(7)  Fur  chase  of  farms  for  cash  increased  from  52  percent  of  all  sales 
in  1942  and  1943  to  62  percent  in  1944.    Mortgage  sales  decreased 
from  27  percent  in  1942  to  24  percent  in  1943  and  1944.  Contract- 
for-deed  sales  were  21  percent  of  the  total  in  1942,  24  percent  in 
1943,  and  14  percent  in  1944. 

(8)  In  a  few  counties,  the  average  per  acre  indebtedness  of  encumbered 
sales  in  1944  exceeded  the  average  price  of  land  sold  in  1941. 

(9)  Buyers  incurred  indebtedness  of  2.1  million  dollars  for  land 
purchase  in  1941,  2.9  million  in  1942,  4.6  million  in  1943,  and 
3.7  million  in  1944. 

(10)  Six  percent  of  all  sales  in  1943  and  7  percent  in  1944  were  re- 
sales of  tracts  held  24  months  or  less. 

(11)  The  number  of  distress  transfers  decreased  from  1,119  in  1941 
to  only  159  in  1944. 

***** 
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INTRODUCTION 

The  land  market  is  characterized  by  a  large  volume  of  sales  and 
a  sharp  advance  in  land  prices.    This  was  also  the  characteristic  of 
the  period  during  and  after  World  War  I  which  was  later  followed  by 
a  period  of  widespread  foreclosure  and  distress • 

In  the  Northern  Great  Plains,  cash  farm  income  has  nearly  doubled 
since  1941  and  agricultural  commodity  prices  (U.S.)  have  increased 
about  three-fifths.    Accumulated  savings  in  rural  banks  of  the  Northern 
Great  Plains  have  more  than  doubled  since  1941.    At  the  same  time,  the 
regional  average  tax  levy  per  aore  on  farm  real  estate  has  dropped  to 
the  lowest  point  in  more  than  25  years,  the  average  rate  of  interest 
paid  on  farm-mortgage  debt  has  reached  an  all-time  low  of  4.2  percent, 
and  the  total  interest  charge  payable  on  outstanding  farm-mortgage  debt 
has  dropped  to  the  lowest  it  has  been  since  1910.    These  factors  can  be 
expeoted  to  further  stimulate  land  prices. 


1/   Research  Memorandum  No.  31 


This  report  is  designed  to  present  recent  trends  in  the  land 
market.    These  data  should  be  helpful  in  determining  the  influence 
of  the  war  upon  the  land  market,  and  should  aid  materially  in  an 
understanding  of  ths  market. 

The  study  is  based  on  data  collected  from  the  following  17 
counties*    Adams  County,  Colorado;  Dickinson  and  Haskell  Counties, 
Kansas;  Fallon  and  Judith  Basin  Counties,  Montana;  Deuel,  Howard, 
and  Lancaster  Counties,  Nebraska;  Morton,  Stutsman,  Traill,  and 
Ward  Counties,  North  Dakota;  Brookings,  Brown,  Clay,  and  Haakon 
Counties,  South  Dakota;  and  Goshen  County,  Wyoming. 

The  data  were  obtained  from  deed  and  mortgage  recordings  and 
contract- for- deed  filings  of  farm  real  estate  sales.    Some  unfiled 
contracts  for  deed  were  obtained  direotly  from  public  land- owning 
agencies,  but  otherwise,  no  unrecorded  contracts  for  deed  were  ob- 
tained.   The  report  summarizes  10,800  voluntary  land  sales  (deeds 
and  contracts  for  deed),  mortgages  of  record,  and  interviews  with 
local  people  from  1941  through  1944. 

The  sample  of  counties  was  purposively  selected  to  get  a  wide 
geographical  distribution  and  to  represent  the  region  in  such  faotors 
as  the  price  of  land,  tenure  and  size  of  farm  (fig.  1). 


LAND  PRICES 

Prices  of  land  in  the  17  seleoted  counties  rose  63  percent  from 
the  1st  quarter  of  1941  to  the  fourth  quarter  of  1944  (cover  page).  2j 
The  trend  was  upward  during  the  entire  period,  but  the  big  increase  in 
price  did  not  begin  in  most  counties  until  1943.    Nearly  three-fourths 
of  the  total  rise  occurred  during  the  last  2  years. 

In  6  of  the  17  counties- -Adams,  Fallon,  Judith  Basin,  Haskell, 
Morton,  and  Stutsman— prices  of  land  more  than  doubled  during  this 
4-year  period  (fig.  2).    In  Lancaster,  Howard,  Deuel,  Brown,  and  Ward 
Counties,  prices  of  land  inoreased  from  50  to  100  percent.    In  the 


Zj   Land  prices  are  expressed  in  terms  of  an  index  of  which  1942  equals 
100  percent.     The  index  series  for  the  North  Dakota  counties  and 
Haakon  County,  S.  Dak.  were  constructed  from  the  quarterly  average 
prices  per  acre  of  tracts  containing  various  proportions  of  crop 
and  grazing  land.    The  index  numbers  for  all  other  counties  were 
constructed  from  quarterly  average  ratios  of  sales  prices  to  as- 
sessed valuation  according  to  the  method  described  in  "Index  of 
Farm  Real  Estate  Prices  for  Selected  Counties  in  the  Northern 
Great  Plains  States,"  Research  Memorandum  No.  18,  February  1944, 
The  average  index  series  for  the  17  counties  was  derived  from  the 
county  series  by  giving  each  county  the  weight  of  one. 
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remaining  6  counties,  they  increased  less  than  50  percent.    The  6 
counties  that  show  a  rise  of  more  than  100  percent  are  in  the  western 
and  northern  portion  of  the  region.    All  counties  which  had  small  in- 
creases in  price,  except  Goshen,  Wyo.,  are  in  the  eastern  portion  of 
the  region. 

The  small  rise  in  Haakon  County,  S.  Dak.,  a  range  county,  is 
chiefly  due  to  the  vast  acreage  of  county  land  on  the  market  at  a 
relatively  fixed  low  price.  The  small  rtee  in  Dickinson  County, 
Kans.  is  largely  unexplained,  although  in  the  past  prices  of  land 
in  this  county  have  not  fluctuated  so  widely  as  they  have  done  in 
most  other  parts  of  the  region. 


VOLUME  OF  LAND  SALES 

Trend  in  number  of  land  sales. 

The  number  of  voluntary  sales  in  the  17  counties  increased  from 
2,147  in  1941  to  3,482  in  1943,  then  fell  to  2,949  in  1944  (table  1). 
This  was  an  increase  of  62  percent  from  1941  to  1943.    Although  the 
number  of  sales  decreased  during  1944,  they  were  38  percent  above 
the  1941  levels.    The  decline  in  number  of  sales  in  1944  occurred 
during  the  last  3  quarters,  following  the  large  volume  of  sales  of 
the  first  quarter.    The  percentage  increase  since  1941  in  number  of 
sales  has  been  generally  greatest  in  the  counties  of  the  4  eastern 
States  and  lowest  in  Montana,  Wyoming,  and  Colorado.    The  number  of 
sales  in  the  3  Western  States  had  already  reached  a  high  volume  by 
1941,  and  the  percentage  increase  by  1943  and  1944  was  not  so  great 
there  as  in  the  eastern  counties.    In  5  of  the  17  counties — Howard, 
Lancaster,  Stutsman,  Brookings,  and  Brown— the  number  of  sales  more 
than  doubled  from  1941  to  1943.    The  volume  continued  to  increase 
in  Howard  and  Brookings  Counties  from  1943  to  1944,  but  decreased 
in  the  other  3  counties. 


Table  1.-  Volume  of  sales  by  quarters,  17  selected  counties, 

Northern  Great  Plains,  1941-44 


Quarter 

.  1941 

:     1942  s 

1943 

s  1944 

Total 

• 

Number 

Number 

Number 

Number 

Number  Percent 

1st 

551 

655 

805 

1,062 

3,083  29 

2d 

429 

462 

854 

757 

2,502  23 

3d 

444 

408 

666 

423 

1,941  18 

4th 

723 

687 

1,157 

1/  707 

3,274  30 

Total 

2,147 

2,222 

3,482 

2,949 

10,800  100 

1/    Number  of  sales  estimated  in  Fallon  County  the  fourth  quarter. 
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During  the  4-year  period,  29  percent  of  the  sales  occurred 
in  the  first  quarter,  23  percent  in  the  second,  18  percent  in  the 
third,  and  30  percent  in  the  fourth  quarter.    This  seasonal  pattern 
of  aotivity  oc curing  during  the  first  and  fourth  quarters  indicates 
that  purchasers  of  land  tend  to  wait  until  after  harvest  and  until 
farm  leases  are  about  to  expire  before  buying. 

Trend  in  acreage  of  land  sales. 

The  acreage  of  land  sold  increased  from  551,985  acres  in  1941 
to  559,209  acres  in  1942  and  830,027  acres  in  1943,  an  increase  of 
50  percent.     The  acreage  sold  in  1944  fell  to  714,366  acres. 

In  order  to  compare  the  sales  activity  of  various  counties, 
the  acreage  of  land  sold  was  converted  to  a  percentage  of  total 
land  in  farms  (1940  U.S.  Census).    The  greatest  activity  occurred 
in  Goshen,  Morton,  Judith  Basin,  Haakon,  Stutsman,  Ward,  and  Adams 
Counties,  where  from  20  to  38  percent  of  the  total  land  in  farms 
was  sold  during  the  4-year  period  1941-44.    The  lowest  activity 
occurred  in  Dickinson,  Lancaster,  and  Clay  Counties,  where  the 
aoreage  sold  amounted  to  7.7,  10.6,  and  10.6  percent,  respectively. 
Sales  activity  by  years  and  counties  is  shown  in  figure  3. 

The  use  of  contracts  for  deed  in  the  sale  of  land. 

Known  contract  for  deed  sales  accounted  for  20  percent  of 
all  the  transfers  during  the  4-year  period  1941-44  and  deed  trans- 
fers for  80  percent.    Contraots  for  deed  were  used  in  21  percent 
of  the  sales  in  1941  and  1942  and  24  percent  in  1943.    Their  use 
then  dropped  to  14  percent  in  1944. 

Contracts  for  deed  have  been  used  widely  by  corporations, 
State  credit  agencies,  and  county  governments  to  expedite  the 
disposal  of  their  land  holdings.    Mortgages  are  not  offered  by 
county  governments.    It  has  been  the  policy  of  many  of  these 
agencies  to  use  contracts  for  deed  when  only  a  small  down  payment 
is  obtained.    In  contracts,  the  title  to  the  land  vests  with  the 
seller  until  the  terms  of  the  contract  have  been  met.    For  this 
reason,  the  sellers  have  extra  protection,  as  personal  tax  and 
other  liens  against  the  buyer  cannot  be  attached  to  the  property. 
Buyers,  however,  generally  assume  a  greater  risk,  as  contracts 
usually  carry  a  heavier  burden  of  indebtedness  and  repayment 
schedules  more  difficult  to  meet  than  those  commonly  found  in 
amortized  mortgages. 

Contracts  for  deed  are  diminishing  in  number,  as  agencies 
using  them  most  either  have  liquidated  their  land  holdings  or  now 
possess  only  a  small  area  of  land  for  sale.    In  addition,  more 
sales  are  for  cash  and  more  buyers  are  financially  able  to  meet 
the  large  cash  down  payment  required  in  deed  and  mortgage  sales. 
Down  payments  of  contract  sales  have  averaged  about  20  percent  as 
compared  with  40  to  50  percent  in  mortgage  sales. 
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SELLERS  OF  FARM  LAND 


The  type  of  sellers  has  influenced  the  land  market  a  great 
deal  during  recent  years.    At  no  time  in  the  history  of  the  Plains 
had  so  much  land  been  offered  for  sale  by  county  governments,  State 
credit  agencies,  and  corporations.    During  the  drought  and  depres- 
sion of  the  1930 »s,  these  groups  accumulated  vast  acreages.  The 
supply  of  this  land  on  the  market  has  retarded  price  rises  and  lias 
contributed  greatly  to  the  volume  of  sales  activity.    Some  of  these 
holdings  have  been  sold  rapidly  because  of  public  pressure  against 
corporate  and  public  ownership.    Laws  in  some  States  limit  the  length 
of  time  corporations  can  hold  land,  and  most  of  these  groups  did  not 
wish  to  remain  in  the  land-management  field.    At  the  same  time,  a 
strong  demand  for  land  by  local  farmers  developed  because  of  increased 
purchasing  power. 

During  the  4- year  period  1941-44,  47  percent  of  the  sales  in 
the  17  counties  were  by  individuals  (table  2).    Corporations,  in- 
cluding the  Federal  land  banks  and  the  Federal  Farm  Mortgage  Corpora- 
tion, accounted  for  22  percent  of  the  sales,  county  governments  and 
State  credit  agencies  for  25  percent,  and  estates  for  6  percent. 
Sales  by  individuals  equaled  the  total  of  sales  by  corporations 
and  public  credit  agencies.    The  proportion  of  sales  by  owner- 
operators  was  12  percent  in  1943  and  14  percent  in  1944. 

In  general,  during  this  period,  the  proportion  of  sales  by 
individuals  and  estates  increased,  and  the  proportion  of  sales  by 
corporations  and  public  land- owning  agencies  decreased. 

Table  2.-  Type  of  seller,  17  selected  counties, 
Northern  Great  Plains,  1941-44 

;  Type  of  seller 
 ^9ar  {Individuals;  Estates  ; Corporations* State  &  county 


Percent  Percent  Percent  Percent 

1941  46                  3                22  29 

1942  40                 6                26  28 

1943  45                 7                22  26 

1944  1/                53                  8                20  19 


4- year  average  47  6  22  25 


l/   Fallon  County  sales,  4th  quarter  not  available. 


The  number  of  sales  by  individuals  increased  from  951  in  1941 
and  842  in  1942  to  1,546  in  1943  and  1,562  in  1944.    Estate  sales 


increased  approximately  4  times,  from  64  in  1941  to  251  in  1943 
and  236  in  1944,     The  number  of  sales  by  croporations  ranged  from 
441  in  1941  to  775  in  1943  and  in  1944  was  574.    Sales  by  State 
credit  agencies  and  county  governments  increased  from  603  in  1941 
to  910  in  1943,  then  dropped  to  a  lew  of  546  sales  in  1944,  Sales 
by  county  governments  and  State  credit  agencies  made  in  the  Montana 
and  the  western  Dakota  counties,  comprised  from  15  to  80  percent 
of  the  total  (fig.  4).    Sales  by  corporations,  in  general,  were 
heaviest  in  the  eastern  part  of  the  region  and  in  some  western 
spring  wheat  counties. 


BUYERS  OF  FARM  LAND 


Owner- operators  have  bought  56  percent  of  the  tracts  sold  the 
last  3  years,  tenants  23  percent,  and  nonfarmers  21  percent 
(table  3),    In  1942,  owner- operators  bought  51  percent  of  the 
tracts  and  in  1944  60  percent.    Purchases  by  tenants  decreased 
from  27  percent  in  1942  to  22  percent  in  1943  and  1944,  and  pur- 
chases by  nonfarmers  decreased  from  22  percent  in  1942  and  1943 
to  18  percent  in  1944. 

Nonfarmer  buyers  have  been  buying  a  larger  proportion  of  the 
land  in  the  Kansas,  Nebraska,  and  Colorado  counties  than  in  the 
other  selected  counties  (fig.  5).    The  heaviest  concentration  of 
nonfarmer  buyers  has  been  in  those  counties  where  prices  of  land 
are  relatively  high  as  compared  with  the  counties  where  land  is 
low  in  price.    The  high-priced  land  is  in  the  eastern  part  of  the 
region,  and  includes  also  the  counties  in  JSansas,  Nebraska,  and 
Colorado,    So  far,  cheap  western  and  northern  land  has  been  bought 
chiefly  by  local  operators. 


Table  3,-  Type  of  buyer,  17  selected  counties, 
Northern  Great  Plains,  1942-44 

1  Z      Type  of  buyer 
 »  Owner- ope  rat  or  l/  %      Tenant    2/  »  Nonfarmer 


Percent  Percent  Percent 

1942  3/  51  27  22 

1943  56  22  22 

1944  60  22  18 

3- year  average  56  23  21 


\J Includes  purchases  by  full  owners  and  part  owners. 
2j    Includes  purchases  by  farm  laborers  and  farm  boys. 

Zj   Estimated  in  Adams  County,  Colo,  and  the  4  North  Dakota  counties 
for  those  quarters  for  which  data  were  not  available. 
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PRICES  PAID  BY  FARMERS  AND  N (WARMERS 


Do  nonfarmer  buyers  pay  more  for  land  than  farrier  buyers? 
Contrary  to  many  opinions,  there  appeared  to  be  no  significant 
difference  between  prices  paid  by  either  of  the  two  groups 
(table  4).    In  most  of  the  counties,  during  the  2- year  period 
1943-44,  the  differences  in  average  prices  paid  by  farmers  and 
nonfarmers  were  very  small.    In  order  to  determine  any  difference 
in  quality  of  land  purchased  by  these  two  groups  a  ratio  of  price 
to  assessed  value  was  calculated  in  12  of  the  16  counties.  Eere, 
as  with  average  price,  there  appeared  to  be  no  significant  dif- 
ference as  to  the  prices  paid  by  farmers  or  nonfarmers,  except 
in  Goshen  County,  Wyo# 

In  Morton,  Stutsman,  and  Traill  Counties,  N.  Dak.,  farmers 
appear  to  have  paid  more  for  their  land  than  nonfarmers.  But 
even  here,  the  higher  average  price  probably  results  from  the 
purchase  of  improved  tracts  by  farmer  buyers.  Nonfarmers  in 
these  counties  more  often  buy  land  that  has  no  buildings  upon 
it.  The  improvement  value  on  farmer- purchased  tracts  may  ac- 
count for  the  higher  prices  paid. 

In  Goshen  County,  nonfarmers  appear  to  have  paid  about 
twice  as  much  as  farmers.    This  difference  is  accounted  for  by 
the  fact  that  nonfarmers  do  not  buy  the  cheaper,  unimproved, 
range-land  tracts.    They  usually  invest  either  in  irrigated 
farms  or  in  good  wheat- producing  tracts,  which  demand  a  price 
many  times  that  of  range  land.     The  ratio  of  price  to  assessed 
value  does  not  adjust  for  the  difference  in  this  case,  because 
it  is  believed  that  the  poorer  grades  of  land  are  overassessed 
as  compared  with  underassessment  of  the  higher  grades  of  wheat 
and  irrigated  lands.    Ho  attempt  has  been  made,  however,  to 
collect  specific  information  on  this  point. 


FINANCING  LAND  SALES 

Type  of  financing. 

Cash  sales  increased  from  52  percent  of  all  sales  in  1942 
and  1943  to  62  percent  in  1944  (table  5).    Sales  financed  by 
mortgages  decreased  from  27  percent  in  1942  to  24  percent  in 
1943  and  1944,    Recorded  contract- for- deed  sales  increased  from 
21  percent  of  all  sales  in  1942  to  24  percent  in  1943,  then  drop- 
ped to  14  percent  in  1944. 

The  percentage  of  cash  and  encumbered  sales  by  years  in- 
dicates trends  in  financing,  although  these  data  exaggerate  the 
importance  of  cash  sales,  as  meny  unrecorded  contract- for- deed 
sales  were  not  obtained.    A  somewhat  lcwer  percentage  of  cash 
sales  would  be  the  true  situation. 
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Table  4.-  Comparison  of  prices  paid  and  ratio  of  price  to  assessed 
value  of  land  bought  by  farmers  and  nonfariners, 
2-year  period  1943-44,  selected  counties, 
Northern  Great  Plains,  l/ 


Ratio  of  price  Tf 
to  assessed  value 


State  &  county 


Price 
per  acre 


Farmers  "  Nonfarmers 


Farmers  "  Nonfarmers 


Dollars  Dollars 


Percent 


Percent 


COLORADO 
Adams 


21.07 


21.68 


172 


165 


KANSAS 

Dickinson 
Haskell 


55.65 
30.45 


56.18 
27.05 


150 
247 


153 
251 


MONTANA 

Judith  Basin 


8.47 


10.40 


89 


79 


NEBRASKA 
Deuel 
Howard 
Lancaster 


25.57 
28.82 
66.36 


28.89 
32.40 
67.14 


187 
132 
130 


176 
144 
130 


NORTH  DAKOTA 
Morton 
Stutsman 
Traill 
Ward 

SOUTH  DAKOTA 
Brookings 
Brown 
Clay 
Haakon 

"WYOMING 
Goshen 


9.06 
9.30 
35.83 
10.79 


8.45 
7.02 
26.62 
11.92 


cap 

271 


(50 


(SO 

(SO 
w 

(W) 


39.28 

35.56 

103 

94 

21.75 

19.77 

115 

111 

72.59 

71.18 

115 

116 

1.55 

1.87 

32 

37 

9.14 

19.21 

179 

238 

so  few. 

2j  A  higher  ratio  indicates  a  higher  price  having  been  paid. 
zj   Assessment  data  not  available. 
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Table  5.-  Llethod  of  financing  land  sales,  17  selected  counties, 

Northern  Great  Plains,  1942-44 


Year 


Type  of  financing 


Cash         •   Mortgage      :  Contract  for  deed 


Percent  Percent  Percent 

1942  1/    52  1/    27  21 

1943  52  24  24 

1944  62  24  14 

\J    Estimated  for  some  counties  vrhen  data  were  not  available. 

Between  1943  and  1944,  the  proportion  of  cash  sales  generally 
increased  more  in  the  counties  in  low-priced  land  areas  and  in- 
creased less  in  the  counties  in  high-priced  land  areas  of  the 
eastern  portion  of  the  region  (fig.  6).    The  percentage  of  sales 
financed  by  mortgages  decreased  considerably  in  Deuel,  Haskell,  and 
J».dams  Counties  which  are  in  the  southwest  winter  wheat  belt,  and 
cash  sales  increased  proportionately.    These  trends  toward  more 
cash  sales  indicate  that  farmers  as  well  as  nonfarmer  buyers  have 
more  ready  cash  for  the  purchase  of  land. 

Type  of  lender,  1943-44. 

During  1944,  individuals  were  the  chief  class  of  lenders;  they 
financed  27  percent  of  all  encumbered  sales.    Insurance  companies 
were  next  in  importance,  financing  20  percent  of  the  sales.  County 
governments  extended  credit  for  18  percent,  Federal  land  banks  for 
14  percent,  State  credit  agencies  for  12  percent,  commercial  banks 
for  6  percent,  and  other  corporations  for  3  percent.    During  1943, 
county  governments  were  the  chief  class  of  lenders,  financing  27 
percent  of  all  encumbered  sales.    Individuals  were  next  in  importance 
(table  6),    The  sharp  increase  from  1943  to  1944  in  percentage  of 
sales  financed  by  individuals  and  insurance  companies  was  due  pri- 
marily to  the  reduction  in  land  sales  and  their  financing  by  the 
public  credit  agencies.    For  the  most  part,  public  credit  agencies 
provided  the  credit  by  contract  for  deed. 


During  1943,  72  percent  of  the  encumbered  sales  were  financed 
by  pur  chase -money  mortgages  (including  contracts  for  deeds),  10  per- 
cent by  assumed  mortgages,  and  18  percent  by  new  third-party  mortgages. 
In  1944,  64  percent  were  purchase-money  mortgages,  9  percent  assumed 
mortgages,  and  27  percent  new  third- party  mortgages. 

Buyers,  who  secure  new  third-party  mortgages  for  the  purchase 
of  land,  obtain  credit  from  individuals  more  than  from  any  other 
source.    Individuals  provided  credit  for  33  percent  of  the  mortgage 
sales  made  in  1943  and  38  percent  in  1944,    Federal  land  banks  and 
commercial  banks  were  of  about  equal  importance,  each  providing 
slightly  over  20  percent  of  the  new  mortgages  for  the  2  years. 

More  than  half  of  all  old  mortgages  assumed  by  purchasers  were 
Federal  land  bank  mortgages.    Pur  chase -money  mortgages,  that  is, 
those  supplied  by  the  seller,  were  used  most  by  public  credit  agencies 
and  individuals  (table  S), 


Table  6.-  Class  of  lender  by  type  of  mortgage, 
17  selected  counties,  Northern  Great  Plains,  1943-44 


Class  of  lender 


Type  of  mortgage    1/  ' 
Purchase-    Zj \      Assumed      ;New  third- party :  Average 
money  mortgage;      mortgage    ;      mortgage    3/;  all  types 


1943  .  1944     .  1943  :  1944  .  1943     ,  1944     ,1943  s  1944 


Pet.  Pet. 


Pet.      Pet.  Pet. 


Pet.      Pet.  Pet. 


Individual 

20 

24 

15 

12 

33 

38 

22 

27 

FLB  &  FFMC  4/ 

4 

5 

62 

56 

22 

21 

13 

14 

Insurance  company 

13 

23 

13 

19 

11 

14 

13 

20 

Commercial  bank 

1 

0 

1 

5 

22 

20 

4 

6 

Other  corporations 

1 

1 

5 

7 

12 

7 

4 

3 

State  credit  agencies 

24 

19 

4 

1 

0 

0 

17 

12 

County  governments 

37 

28 

0 

0 

0 

0 

27 

18 

Total 

100 

100 

100 

100 

100 

100 

100 

100 

\J    Based  on  prior  liens. 

2/    Includes  all  recorded  contracts  for  deed. 

Z/    New  credit  provided  by  other  than  the  seller. 

4^/    Includes  a  few  mortgages  by  Joint  Stock  Land  Banks  and  Farm  Security 
Admini  s  tr ati  on • 


Average  debt  per  acre  and  average  price. 

In  a  number  of  counties,  average  indebtedness  per  acre  on  en- 
cumbered sales  in  1944  about  equals  the  average  price  of  all  sales 
in  1941  (table  7).    In  Haskell,  Judith  Basin,  Howard,  Morton,  Ward, 
and  Brown,  average  prices  of  encumbered  sales  about  equaled  average 
prices  of  all  sales.     In  addition,  the  average  assessed  value  of  the 
sales  in  4  of  these  6  counties  indicated  that  about  the  same  grade 
of  land  was  transferred  in  1944  as  compared  with  other  years.  Assess- 
ment data  were  not  available  in  the  other  2  counties,  Morton  and  Ward, 
N.  Dak.;  and  it  is  therefore  impossible  to  determine  changes  in  quality 
of  land.    Nevertheless,  it  appears  that  the  average  buyer  in  these  6 
counties  in  1944,  who  used  credit  for  land  purchase,  went  in  debt 
for  about  the  price  for  which  the  land  might  have  sold  in  1941.  If 
prices  of  land  suddenly  declined  to  1941  levels,  the  equity  of  the 
average  1944  buyer  of  encumbered  property  would  be  wiped  out. 

Average  indebtedness  per  acre  on  the  encumbered  sales  in  the 
remaining  11  counties  also  has  increased  greatly  except  in  those 
counties  where  the  increase  in  prices  of  land  has  been  small.  An 
accurate  comparison  could  not  be  made  in  some  of  the  11  counties, 
because  average  prices  of  the  encumbered  sales  exceeded  the  price 
of  cash  sales. 
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Forty- six  percent  of  those  who  bought  land  on  credit  in  the 
17  counties  in  1944  went  in  debt  for  75  percent  or  more  of  the 
purchase  price,  and  42  percent  went  in  debt  for  50  to  74  percent 
of  the  purchase  price.     The  down  payment  on  sales  financed  by 
credit  averaged  only  37  percent. 


Table  7#-  Average  price  per  acre  of  all  sales  and  price 
and  indebtedness  per  acre  of  encumbered  sales, 
6  selected  counties,  Northern  Great  Plains,  1941-44 


Item  &  years 


Selected  counties 


Haskell  ? Judith  Basin"  Howard  *  Morton  :  Ward    1  Brown 


Average  price  per 
acre,  all  sales* 


Dollars 


Dollars 


Dollars  Dollars    Dollars  Dollars 


1941 

17 

8 

17 

6 

8 

14 

1942 

23 

9 

20 

8 

8 

16 

1943 

28 

7 

27 

9 

9 

20 

1944 

33 

10 

30 

10 

13 

22 

Average  price  per 
acre,  encumbered  sales* 


1941 

8 

(i/) 

(2/) 

<J/> 

16 

1942 

11 

20 

9 

8 

17 

1943 

28 

6 

30 

10 

9 

22 

1944 

31 

12 

29 

11 

12 

23 

Average  indebtedness 
per  acre> 


1941 

(if) 

6 

14 

1942 

11 

9 

7 

6 

11 

1943 

16 

5 

20 

7 

6 

16 

1944 

15 

7 

18 

8 

8 

15 

1/    Mortgage  data  not  available. 


About  1  purchaser  in  every  7  buying  land  during  1944  went  in 
debt  for  75  percent  or  more  of  the  purchase  price.    One  buyer  in  4 
went  in  debt  for  50  percent  or  more  of  the  purchase  price.  Although 
this  unfavorable  aspect  of  the  land  market  exists,  the  percentage  of 
cash  sales  is  increasing  and  the  average  down  payment  on  encumbered 
sales  is  increasing  slightly,  both  on  a  percentage  and  a  per  acre 
basis. 


Estimated  expenditure  for  land  purchase , 


Buyers  spent  an  estimated  5,7  million  dollars  for  land  in  the 
17  counties  in  1941,  7.1  million  in  1942,  12.1  million  in  1943,  and 
12.7  million  in  1944  (table  8).    Total  expenditures  for  land  in- 
creased 123  percent  from  1941  to  1944.    The  expenditure  for  cash 
sales  increased  170  percent,  and  the  expenditure  for  encumbered 
sales  increased  85  percent  from  1941  to  1944.    The  difference  was 
due  to  the  declining  proportion  of  encumbered  sales  and  the  in- 
creasing proportion  of  cash  sales. 


Table  8.-  Estimated  total  consideration  of  all  sales  by  type 
of  financing  and  amount  of  encumbrance,  17  selected  counties, 
Northern  Great  Plains,  1941-44  l/ 

-  _-  ;  Percentage 

Total  •  •  increase 


consideration     ,            ,            ,            ,  ^,1941  tos1941  to 
 i  j  i  :  »  1943    |  1944 

Million  Million  Million  Million  Percent  Percent 
dollars  dollars  dollars  dollars 


All  sales 

5.7 

7.1 

12.1 

12.7 

112 

123 

Cash  sales 

2.6 

2.7 

5.0 

6.9 

97 

170 

Encumbered  sales 

3.1 

4.4 

7.0 

5.8 

125 

85 

Gross  indebtedness 

2.1 

2.9 

4.6 

3.7 

122 

76 

\J    The  per  acre  price  of  sales  with  full  consideration  was  applied 
to  sales  for  which  full  consideration  was  not  known.    The  mort- 
gage data  for  some  quarters  in  some  counties  in  1941  and  1942 
were  estimated  from  the  succeeding  years*  percentage. 

2/    Data  for  4th  quarter  1944  not  included  for  Fallon  County. 


The  amount  of  gross  indebtedness  incurred  upon  land  purchase 
was  2.1  million  dollars  in  1941,  2.9  million  in  1942,  4,6  million 
in  1943,  and  then  fell  to  3.7  million  dollars  in  1944.    These  amounts 
represented  both  mortgages,  and  contract  balances  of  known  contracts 
for  deed,  calculated  for  all  sales.    The  increase  in  gross  indebted- 
ness was  less  than  that  of  total  expenditures  for  land,  mainly 
because  more  land  was  bought  for  cash. 

It  is  estimated  that  an  amount  approximately  equal  to  9  percent 
of  the  oash  farm  income  in  the  Northern  Great  Plains  was  used  to  buy 
land  in  1941.    In  1944,  despite  a  cash  farm  income  of  nearly  double 
that  of  1941,  an  amount  equal  to  nearly  10  percent  was  used  for  land 
purchase • 
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RESALE  ACTIVITY,  1943-44 

Volume  of  resales. 


The  number  of  resales  (properties  held  24  months  or  less;  in 
the  17  counties  increased  from  190  in  1943  to  211  in  1944,  despite 
a  decrease  in  volume  of  all  sales  in  1944.    Resales  accounted  for 
5.5  percent  of  all  sales  in  1943  and  7.2  percent  in  1944  (table  9). 
Except  in  a  few  counties,  resale  activity  has  not  been  particularly 
heavy;  partly  because  of  the  large  supply  of  land  owned  by  corporate 
and  public  landlords.    Resales  have  been  more  numerous  in  the  winter 
wheat  area  of  western  Kansas,  western  Nebraska,  and  eastern  Colorado 
than  elsewhere  in  the  region.    In  Haskell  County,  resales  accounted 
for  17  percent  of  all  sales  in  1943  and  18  percent  in  1944,  in  Deuel 
County,  8  and  11  percent,  and  in  Adams  County,  12  and  19  percent, 
respectively.    Judith  Basin  County,  Mont,  had  9  percent  resales  in 
1943  and  11  percent  in  1944.    Prices  of  land  in  these  4  counties  have 
doubled  since  1941.    In  no  other  county  did  the  number  of  resales 
exceed  9  percent. 


Table  9.-  Number  of  resales  of  properties  held  24  months  or  less, 
17  selected  counties,  Northern  Great  Plains,  1943-44 


Year 


Months  between  purchase  and  resale  ;  Proportion 
6  or  •  7~~    _  _ _  \    nm       T7T"T~  I  :  of  resales 


less 


7  to  12*13  to  18*19  to  24*  Total 


•to  all  sales 


Number    Number     Number     Number     Number  Percent 


1943 


90 


43 


30 


27 


190 


5.5 


1944 


89 


45 


55 


22 


211 


7.2 


Resale  activity  increased  in  12  of  the  17  counties  between  1943 
and  1944.    The  five  remaining  counties  showing  a  decrease  were 
Dickinson,  Fallon,  Brookings,  Brown,  and  Haakon. 

Approximately  45  percent  of  the  resales  during  the  2-year  period 
1943-44  occurred  within  6  months  after  the  original  purchase,  22 
percent  from  7  to  12  months,  21  percent  from  13  to  18  months,  and 
12  percent  from  19  to  24  months.    On  the  average,  a  slightly  greater 
time  lapse  occurred  on  resales  in  1944  than  in  1943. 

Profits  from  resales. 

Almost  without  exception,  resale  prices  equaled  or  exceeded  the 
price  of  the  original  purchase.    The  resales  occurred  mainly  for  the 
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taking  of  profits,  although  a  few  were  for  expediting  sales  by- 
realtors.    The  average  price  increase  for  resales  amounted  to  30 
percent  in  1943  and  25  percent  in  1944  (table  10). 


Table  10.-  Profits  from  resales  held  24  months  or  less, 
17  selected  counties,  Northern  Great  Plains. 


Year 

j       Volume  1/ 
• 

• 
• 

*               Consideration  of 
t 

resales 

:    Original    :  Subsequent 
t    pur chase    :  sale 

:  Percentage 
:  increase 

Number  Acres 

Dollars  Dollars 

Percent 

1943 

78  19,001 

320,544  416,959 

30 

1944 

103  28,217 

473,486  590,784 

25 

1/    Includes  only  those  tracts  where  the  price  of  land  was  known. 


VOLUME  OF  DISTRESS  TRANSFERS 

Not  until  1943  and  1944  did  the  volume  of  distress  transfers 
decline  appreciably.    There  were  1,119  distress  transfers  (tax  deed6, 
foreclosures,  and  assignments  to  avoid  foreclosure)  in  the  17  counties 
in  1941,  920  in  1942,  338  in  1943,  and  only  159  in  1944.  Distress 
transfers  numbered  only  39  the  last  half  of  1944  as  compared  with 
642  the  last  half  of  1942.    The  volume  of  distress  transfers  was 
high  during  1941  and  1942  because  moratoria  legislation  in  some 
States  had  delayed  tax-deed  action  until  that  time. 
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APPENDIX 


I.  Tables 

The  following;  tables  contain  detailed  land-market  data,  by  counties, 
from  which  further  analysis  can  be  made. 
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